


It is not necessary to change.   
Survival is not mandatory.   

- W. Edwards Deming 

Destiny is not a matter of chance; but a 
matter of choice. It is not a thing to be 
waited for, it is a thing to be achieved.  

- Williams Jennings Bryan 





Fifth Street/Hospital Area Project Study Area 



Why this Project? Why Now? 

SJHC Long 
Term Investment 

Planning 

Fifth Street 
Corridor 

Planning by City 

Common 
Vision 



The Charrette Week Schedule 



  To establish a plan for Fifth Street that 
accommodates traffic while balancing the 
needs of pedestrians, bicyclists and the 
surrounding neighborhoods. 

  To leverage public and institutional 
investments to encourage high quality growth, 
investment, and re-investment in the Fifth 
Street Corridor 

Project Purpose 



Site Conditions based on Visual Inventory 



Property Sales Since 2006 



Existing Rents and Occupancy 



Potentially Historically-Eligible Properties 



Projected Demand for New/Replacement Space (15 years) 



Conceptual Timing & Phasing Schedule 



Phasing Strategy 



City of Northville Michigan 

Market Conclusions: How to Make this Happen? 

  Residential development 
requires:  
  A more walkable 

environment 

  Mixed-use friendly 
regulations 

  Office requires: 
  An improved image corridor 

  Convenient access 

  Room to grow 

  Parking 



Market Conclusions: How to Make this Happen? 

 Retail needs:  
  Inexpensive, quality 

space to accommodate 
existing businesses. 

 A mix of uses to defray 
acquisition costs 

 All development needs  
a willing buyer and a 
willing seller  

City of Northville Michigan 



Infrastructure Improvements: Existing Conditions 
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  No “Easy” Answers 

  Solutions Crafted Based on 
Community Vision and Values  

  Trade-offs  
  “Cars/Mobility” Versus “People/

Atmosphere” 

  “Traffic Efficiency” Versus 
“Place Making” 

  Impacts 
  Existing Neighborhoods and 

Businesses 

  Future Economic Development  

Fifth Street Existing Conditions 



  Congestion at 1st Capitol 

  Difficult to make left-turns from Cross 
Streets 

  Not “Friendly” for Pedestrians and 
Bicycles  

  High Traffic Speeds at South end of 
Corridor 

  Awkward Lane Drops for Through 
Traffic 

  Difficult to make left-turns/through 
movements from cross streets 

Infrastructure Improvements: Existing Issues 



Forecasted Conditions (2035) 

  Traffic Growth Drivers = Background 
Growth + Economic Redevelopment 

  Traffic Growth could be 40-60% over 
next 20-30 Years 
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GRG Master Plan – Riverfront Master Plan 



Study Segments 

  I-70 to Boone’s Lick 
  Boone’s Lick to McDonough  
  McDonough to 1st Capitol 
  1st Capitol Intersection to Jefferson 
  Jefferson to Clark 



  Through Traffic to Hospital/
Government Center 
  Provide quality access to I-70 

  Safe, efficient and enjoyable 
drive 

  Adequate traffic capacity  

  Local Neighborhoods 
  Enhance quality of life, 

character, and property values 

  Walkable environment 

  Slow down traffic 

Improvement Options: Key Priorities 



  Transitional gateway at Boone’s Lick 
  Change driver expectation/attitude from 

“Auto Centered” to “Local Neighborhood” 
  Narrow lanes from 12’ to 11’ 

  Slow traffic 
  Manage access (control curb cuts)  

  Remove visual and operational “clutter” 

  Widen sidewalks from 4’ to 5-6’ 
  Enhance non-motorized access 

  Landscaping/aesthetic treatments 
  Placemaking 

Boone’s Lick to McDonough  



  Widen Road from 36’ to 44’ 
  Optional 3 or 4 lane cross sections 

  Prominent intersections 
  Reinforce “Local Neighborhood” driver expectation/attitude  

  Add traffic signals at McDonough and Pike (4-lane Cross Section) 
  Better opportunity for vehicles and pedestrians to access/cross 5th Street  
  Control speeds 

  Pedestrian friendly development (residential/walkable commercial)  
  Enhance non-motorized access 

  Narrow lanes from 12’ to 11’ 
  Widen sidewalks from 4’ to 5-6’ 
  Manage access (control curb cuts)  

  Landscaping/aesthetic treatments 

McDonough to 1st Capitol 



Fifth Street Options – 3 Lane Options 



McDonough to 1st Capitol: 3-Lane Roadway 

Appropriate for traffic volumes up to about 
20,000 vpd 

  Strengths: 
 Allows for bike facilities on 5th Street   

 Pedestrians cross 1 lane at a time 

 Opportunities for center medians 

  Weaknesses: 
 Operationally similar to existing 

 Lane drops/merges at either end 

 Constrained traffic capacity if volumes get 
above 20,000 vpd 



Fifth Street - 3 Lane Alternative 



Fifth Street - 3 Lanes (South of McDonough) 



Fifth Street - 3 Lanes (McDonough-Jackson) 



Appropriate for traffic volumes up to about 
35,000 vpd 
  Strengths: 
 Eliminate existing lane drops/merges  
 Higher capacity 
 Allows option of additional traffic signals  

  Create gaps/enhanced access 
  Control traffic speeds 

  Weaknesses: 
 Left turns from through lanes 
 Pedestrians cross 4 lanes at a time 
 Reroutes GRG bike route to 6th Street 

McDonough to 1st Capitol: 4-Lane Roadway 



Fifth Street Options – 4 Lane/Hybrid 3/4 Options 



Fifth Street - 4 Lane Alternative 



Fifth Street - 4 Lanes (South of McDonough) 



Fifth Street - 4 Lanes (McDonough-Jackson) 



New/Relocated Signals and/or Pedestrian Crossings 



  Better utilize Jefferson for Hospital egress traffic 
  Westbound to southbound dual lefts at 1st Capitol and/or Jefferson 

1st Capitol to Jefferson 



Final Improvements at Fifth St/First Capitol Dr 



First Capitol Streetscape Improvements 



Improvements to First Capitol East of Second 



First Capitol Improvements in front of St. Peter’s 



Conceptual Vision for First Capitol Looking West 



Improved Intersection at Fifth St & Boone’s Lick Rd 



Conceptual Vision for Gateway at Boone’s Lick 



Mixed-Use Infill Opportunities South of Jackson 



Senior Housing Infill 



Conceptual View Looking South on Fifth Street 



Conceptual Mixed-use Infill at Fifth/Pike 



Fifth and First Capitol – Northwest Quadrant 



Conceptual Mixed-Use Infill at Fifth & First Capitol 



Hospital Area Alternatives 



Fifth & First Capitol – Southeast Quadrant 



Birdseye View of Hospital Area – 2030 – Option A 



Birdseye View of Hospital Area – 2030 – Option B 



Combined Fifth Street/Hospital Area Opportunities 



  Corridor 
  Mixed-Use: 223,600 sf 

  Housing: 72 

  Hospital Area 
  Mixed-Use: 154,700 sf 

  Housing: 146 

  Total 
  Mixed-Use: 378,300 

  Housing: 276 

20 Year Development Opportunities – Option A 



  Corridor 
  Mixed-Use: 265,900 sf 

  Housing: 204 

  Hospital Area 
  Mixed-Use: 230,400 sf 

  Housing: 179 

  Total 
  Mixed-Use: 496,300 

  Housing: 383 

20 Year Development Opportunities – Option B 



  C-2 
  Higher density 

residential not 
permitted 

  Excessive parking 
requirements 

  Suburban setbacks 

  CBD 
  Height limitations 

  Higher density 
residential by CU only 

Current Zoning Conflicts with Quality Development 



  Keyed to the Vision 

  Focus is on the Public 
Realm (Street Frontage) 

  Multi-Story Mixed-Use 
Buildings Encouraged 

  Walkable Streetscape 

  Flexible Parking 
Requirements 

  Flexible Use Standards 

  Urban Setbacks 

Benefits of a Form-based Code 



Form-Based Codes Focus on Frontage not Use 



  Convert area around 
Hospital from CBD to 
Hospital Village Center 

  Neighborhood Center 
from Jackson to 
McDonough 

  Existing C-2 south of 
McDonough with better 
landscaping and 
access management 

New Form-based Standards 



 Detailed Evaluation/Documentation 
 Plan Adoption  
 Change to Zoning Standards 
  Funding & Implementation 

 Local Funding 
 Federal Funding Through East West Gateway 

 Surface Transportation Program 
 Congestion Mitigation and Air Quality (CMAQ) 
 Enhancement Funding 

 New Programs  

Next Steps 




